


City of Cody
Planning, Zoning and Adjustment Board
Wednesday, July 5, 2017

A special meeting of the Cody Planning, Zoning and Adjustment Board was held in the Council
Chambers of City Hall in Cody, Wyoming on Wednesday, July 5, 2017 at 12:00 pm.

Present: Steve Miller, Chairman, Kayl Mitchell, Heidi Rasmussen, Richard Jones, Reese Graham, Curt
Dansie, Sandra Kitchen City Deputy Attorney, Todd Stowell, City Planner; Bernie Butler,
Administrative Assistant.

Absent: Buzzy Hassrick, Glenn A Nielson
Chairman, Steve Miller called the meeting to order at 12:00 pm, followed by the pledge of allegiance.

Reese Graham made a motion, seconded by Heidi Rasmussen, to approve the agenda for July 5, 2017.
Vote on the motion was unanimous, motion carried.

Kayl Mitchell made a motion, seconded by Reese Graham, to approve the minutes for the June 27, 2017
meeting. VVote on the motion was unanimous, motion carried.

NEW BUSINESS:

A. The Public Hearing for the Conditional Use Permit to allow a single-wide manufactured home that
does not meet the residential architectural standards, located at 240 C Street, began at 12:02 p.m.

There were no comments from the public.

The Public Hearing for the Conditional Use Permit to allow a single-wide manufactured home that does
not meet the residential architectural standards, located at 240 C Street, was closed at 12:03 p.m. with no
additional public comments submitted.

B. Todd Stowell presented a request for a conditional use permit from Kimberly Fowler, to install a
single-wide manufactured home that does not meet the residential architectural standards, located at 240
C Street.

Heidi Rasmussen made a motion, seconded by Curt Dansie, to approve the conditional use permit to
allow installation of the current manufactured home as requested, on a temporary foundation, on the
condition that the land and home be under the same ownership; and, the foundation requirement attaches
to the manufactured home (i.e. approval for the temporary foundation is limited to the proposed
manufactured home only). Vote on the motion was unanimous, motion carried.

C. Todd Stowell presented a Site Plan Review for a new addition for Rawhide Mechanical, located at
3401 Big Horn Avenue.



Kayl Mitchell made a motion, seconded by Heidi Rasmussen, to approve the site plan for an addition to
the Rawhide Mechanical building, located at 3401 Big Horn Avenue, subject to the following items:
1. The storm water plan must be modified to comply with the City storm water policy manual.
Identify the chosen method (drywells or percolation trench), location, and sizing with the site
plan submitted with the building permit.

2. The landscaping must be completed prior to a certificate of occupancy, unless extended due
to weather in accordance with the entry corridor overlay code.

3. Maintain emergency pedestrian access to the west side of the building, as coordinated with
the Fire Marshal.

4. The project must otherwise comply with the site plan and applicable building, fire, and
electrical codes.

5. A building permit must be obtained within three years or this authorization will expire.

Vote on the motion was unanimous, motion carried.

D. Todd Stowell presented a Site Plan Review for a new steel building (6000 sqg. ft.) located at 183
Blackburn Avenue.

Heidi Rasmussen made a motion to table the site plan application for a new steel building, located at 183
Blackburn Avenue, until the next meeting on July 25, 2017, seconded by Reese Graham, Vote on the
motion was unanimous, motion carried.

E. Board Member, Reese Graham, asked to be recused from the discussion and voting, due to being
employed by Y-Tex, Corp. Todd Stowell presented a Site Plan Review for a new storage bay for Y-Tex
Corp., located at 1825 Big Horn Avenue.

Richard Jones made a motion, seconded by Curt Dansie, to approve the site plan application, subject to
the following:

1. That storm water from the addition be directed to the vacant field north of the building, or otherwise
managed in accordance with the storm water policy manual. ldentify the plan with the building
permit application.

Vote on the motion was unanimous, with Reese Graham, abstaining from the vote, motion carried.
P & Z Board Matters — none
Council Updates — none

Staff Items — The regular meeting for July 11, 2017 has been cancelled.

Heidi Rasmussen made a motion, seconded by Curt Dansie to adjourn the meeting. Vote on the motion
was unanimous, motion carried.

There being no further business to come before the board, Chairman Miller adjourned the meeting at
12:45 p.m.

Bernie Butler, Administrative Assistant



CITY OF CODY
PLANNING, ZONING AND ADJUSTMENT BOARD
STAFF REPORT
MEETING DATE: | JuLy 5, 2017 TYPE OF ACTION NEEDED
AGENDA ITEM: P&Z BOARD APPROVAL: X
SUBJECT: SITE PLAN REVIEW: 6,000 SQ. FT. RECOMMENDATION TO
METAL STORAGE BUILDING COUNCIL:
2418 G AVENUE. SPR 2017-17
PREPARED BY: ToDD STOWELL, CITY PLANNER DISCUSSION ONLY:
PROJECT DESCRIPTION:

Ed Higbie has submitted an application for a 60-foot by 100-foot metal building to be
constructed on a %4 acre lot, located southwest of the Blackburn Street and G Avenue
intersection. The proposed site plan and building plan are attached.

Existing Conditions:

REVIEW CRITERIA:
The property is located within the Open Business/Light Industrial (D-3) zoning district.

Section 10-10C-5 of the zoning regulations states:
All structures within the district shall be architecturally compatible. Architectural and
landscaping plans shall be submitted to the planning and zoning commission for
approval. Architectural and landscaping details shall be maintained as shown by the
approved plans.

Section 9-2-3 is as follows:
Before the issuance of any permit under the international building code for
commercial buildings situated within the city, the applicant, property owner and
occupant shall meet with the planning, zoning and adjustment board to review the
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application and plans insofar as they pertain to the exterior of a commercial building
and site plan conditions. The issuance of a permit shall be conditioned upon the
applicant receiving an affirmative vote of a majority of the planning, zoning and
adjustment board members in attendance at said meeting.

STAFF COMMENTS:
The subject property is vacant and within the Blackburn PUD, which PUD was
developed by the applicant. The surrounding area is as follows:

DIRECTION | EXISTING USE ZONE

North Shop with D-3
residence across
G Avenue.

East Storage Units D-3
across Blackburn.

South Log finishing D-3
yard.

West Vacant D-3

Architecture:

Sample building elevations are below. The
building would be a typical metal-sided and
roofed building with 16-foot side walls and a
1:12 pitch metal roof. Total height to roof
peak is about 19 feet. There would be two
overhead doors as shown on the north side.
Not shown, but planned, would be two person doors, one located next to each of the
overhead doors. There may also be a person door on the east side. No doors are
proposed on the south or west side of the building. The exterior colors are “koko
brown” with “crimson red” trim. The overhead doors would be white, and the entry

doors bronze colored. (Verify roof color.) --

KOKQO BROWN CRIMSON RED
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Neighboring buildings are shown below. The photo on the left is of the shop/residence
to the north, which uses multi-colored siding and awnings to give it a less industrial
look. The photo on the right is of the storage buildings to the east, with the “native”
grass landscaping. As the development is within a somewhat isolated, dead-end
location, there is not the visibility factor that exists along an entry corridor.
Nevertheless, there is the neighbor compatibility requirement that needs to be
considered. Mr. Higbie did provide some entryways on his other buildings in the
subdivision, which helped significantly with the architectural looks of those buildings.

The P&Z Board will need to determine if the proposed materials, colors, and
architecture are architecturally compatible with the other buildings in the area.

Neighborhood Compatibility, Setbacks and Buffers, and Height Requirements

The tenant and use of the building is unknown, but will be marketed as a storage/light
industrial use opportunity. Light industrial uses are typically permitted in the D-3 zone in
which the property is located. A review of zoning appropriateness will be necessary
before occupancy of any proposed business. As there is no adjacent residential zoning,
there are no buffers, setbacks, or height requirements applicable to this project.

Landscaping:
No landscaping is proposed. The south half (approx.) of the lot will remain unimproved

for now. The area around the building will be graded and graveled, as is typical for
similar development.

Storm Water Plan:

The PUD subdivision improvements were designed to allow up to 10,000 square feet of
impervious surface on each lot, with the balance graveled. The proposal is within this
allowance. The lot will be graded to run storm water to the north, where it will be
captured by the street curb, carried to inlets, and piped to the infiltration swale that
serves the subdivision. The plan is acceptable.
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Parking:
A light-industrial use of the building would trigger the requirement for seven parking

spaces, one of which would need to be ADA van-accessible. The standard parking
spaces would be provided on the north side of the building on a gravel surface. The 25
feet from the building to the north property line provides sufficient room to provide a 4-
foot wide walkway and 20-foot long parking spaces. Wheel stops will be required and
must be placed to delineate the 10-foot wide parking spaces and be about 5 %% feet
from the wall of the building, to provide for the walkway. As there is eleven feet from
the property line to the curb, even long pickups will have plenty of room to be off of the
street. It is noted that the situation of the parking spaces backing directly onto the
street can be permitted due to the street classification (local access) and that the street
is private.

With the building elevation about sixteen inches above the G Avenue curb, the standard
parking area will be too steep to meet ADA parking requirements for maximum slope.
To accommodate this problem, the ADA parking space will be provided off of Blackburn
Avenue on the east side of the building. The parking pad must be concrete or asphalt,
measure at least 20’ by 20’, and not exceed 2% slope in any direction. A concrete or
asphalt access from the ADA space into the building must be provided to ADA
standards. While the concept appears to work, the applicant will need to provide
details.

Due to the intersection proximity, storm water inlets, and the transition from barrier
curb to rolled curb, the vehicle access to the ADA space will be about 30 feet south of
the north property line, which is sufficient to avoid sight-distance issues at the
intersection.

If truck deliveries will be made to the building, the parking ordinance requires that the
unloading area be on the property. (No semi trucks half way into the street.) If such is
anticipated, it may make sense to shift the building to the east, so that truck access can
be provided around the building.

This is probably a good time to also note that the proposed bathroom will need to be
ADA accessible.

Utility Services
Sewer, water, and gas are stubbed at the southeast corner of the lot. The site plan
properly shows the sewer lift pump which will be needed.

For electrical, the developer will need to pay for a new transformer and vault once the
building service voltage is determined. Three-phase or single-phase power is available to
this lot. An estimate of the cost will be provided once details of the electrical service are
received. The developer is responsible for the provision and installation of primary
electrical conduit from the existing vault at the northwest corner of the property to the
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final transformer site. If the transformer is outside of the street right-of-way, an
easement will also be needed.

Gas service will need to be coordinated directly with Black Hills Energy. Phone and
telecommunications must be coordinated directly with those providers.

The site plan does not show the routes for the utility services. All of the service lines
must be run directly to the back of the utility and sewer easement (perpendicular to the
street) before being directed to the building. The service lines cannot be run down the
utility easements.

The requirement for a fire hydrant near the building is provided by the existing hydrant
on G Avenue.

Lighting

The applicant has verbally indicated that one wall pack will be installed over each of the
two overhead doors. If additional lighting is needed over the entry doors, it will be
provided, but no lighting is anticipated on the south or west sides of the building.

Due to the residential use across the street, the lighting fixtures should be full cut-off
style and sufficiently bright to be functional, but not excessive.

Signage
No signage is proposed at this time.

Garbage Collection
Garbage collection will need to be coordinated with the sanitation division. The
subdivision plan was to have dumpsters located on the north side of G Avenue.

Snow Storage
Snow storage area is available along the west and south sides of the building.

ATTACHMENTS:
Site plan.

ALTERNATIVES:
Approve or deny the site plan application, with or without changes.

RECOMMENDATION:
Approve the application subject to the following.
1. The applicant must provide an updated site plan in conjunction with, or prior to,
the building permit. The site plan must include ADA parking, access, and
signage details; dimensioned parking spaces with wheel stops; surfacing details;
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the routes of all utility service lines; and, truck unloading area if needed. Staff is
authorized to review the updated plan for compliance.

2. All exterior lighting must be full cut-off style, and modest in intensity.

3. (Any architectural or landscaping concerns?)

4. The project must otherwise comply with the submitted site plan and applicable
building, fire, and electrical codes.

H:\PLANNING DEPARTMENT\FILE REVIEWS\SITE\2017\SPR2017-17 HIGBIE - STEEL BUILDING\STAFF RPT TO PC HIGBIE STEEL BUILDING.DOCX
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CITY OF CODY
PLANNING, ZONING AND ADJUSTMENT BOARD
STAFF REPORT

MEETING DATE: | JuLy 25, 2017 TYPE OF ACTION NEEDED
AGENDA ITEM: P&Z BOARD APPROVAL: X
SUBJECT: SPECIAL EXEMPTION TO MINIMUM RECOMMENDATION TO COUNCIL:
DWELLING SizE, 1514 18™ STREET.
SUP 2017-08
PREPARED BY: TobDD STOWELL, CITY PLANNER Di1scussION ONLY:

PROJECT DESCRIPTION & BACKGROUND:
John Cordes has submitted an
application requesting a reduction to
the minimum dwelling size, in order to
construct a 460-square foot dwelling
(22’ by 21’) within an existing 924-
square foot garage at 1514 18t
Street, and use alley access. The
property is within the Medium-High
Density (R-3) zoning district, which
specifies a minimum dwelling size of
720 square feet (excluding garage).
The existing garage is the only
structure on the property.

The public hearing for the exemption
request was advertised as required by
mail to neighboring properties within 140 feet on June 26, 2017; and by publication in
the newspaper on July 11, 2017.

Existing Conditions (views from 18™ Street and from alley):
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REVIEW CRITERIA:
Pursuant to Section 10-14-2(B)(1)(b) of the City of Cody Code, the Planning and Zoning
Board may consider special exemptions to the dwelling size requirement. The
standards for approval of a special exemption are as follows, with staff comments
provided.

No special exemption shall be approved unless the planning and zoning board finds:

a. The special exemption will not produce an undesirable change in the character of
the neighborhood or a detriment to nearby properties,

Staff Comment: The Board has historically 'I \ / .
considered neighbor comment as one of the | / Tl |
primary methods for determining the extentof | ~—_ / :

any undesirable change to the character of the '_ / \ }
neighborhood. Thirteen neighboring property 5 . .

owners were notified of the proposal. As of the | 1514
time of this staff report, we have received six 5 ‘
responses of “no objection” and one response -

of a provisional no objection that is counted as ' '|' 1
an objection. The map of the responses is '| - ‘ ‘
included here, with pink indicating “objection”, o R
green “no objection”, and white no response. 1
The “objection” letter indicated that the dwelling would need to be an accessory
dwelling unit to a principle dwelling unit on the same lot, otherwise they object.

Ir—l

18TH 57

As the application does not involve a primary residence, the proposed situation does
not constitute an accessory dwelling. It is noted that if a primary residence existed

on the property, the proposal would be classified as an accessory dwelling unit, and
could be permitted without Board review.

Staff understands the objection, as minimum dwelling sizes typically establish the
general character of the neighborhood. A small home in the middle of a lot in the
middle of a subdivision with large homes has the potential (but not guarantee) to
disrupt the neighborhood character. However, in this instance, we note the
following for the benefit of the applicant:

a) The dwelling is within a structure that is 924 square feet in size, so although the

dwelling is smaller than the minimum, it would appear even smaller if it were a
stand-alone 460 square-foot structure.

b) Many of the homes in the neighborhood (5 of 6 on this half block) do not have
attached garages, so total sizes of most of the buildings are not that large to
begin with. Other house sizes without garages on this half block are 960 sq. ft.,
1,048 sq. ft., 1,248 sq. ft., and four 624 square foot dwellings in a duplex
configuration.



SUP 2017-08 John Cordes, 1514 18" Street
Page 3 of 5

c) The structure is located such that it does not prevent a “full-size” house from
being constructed on the property at some point in the future.

b. The special exemption is designed to be compatible with adjacent land uses and the
area or neighborhood;

Staff Comment: The residential use of the structure is not zoning concern, as the
property is in a residential zone. Also, applicable setbacks are met.

The structure itself is of typical residential construction—with lap siding, pitched
roof, eaves, and four windows. It does not have the full appearance of a house, as
it lacks the typical house “front” with an entry door and path/sidewalk, yet those
items are not specifically required to be on the front of the house.

c. The special exemption Is the minimum deviation from the specifications of the
zoning ordinance necessary and adequate for the proposed activity, structure or
use;

Staff Comment: The application does not address this point.

If any more of the existing structure were included in the living area it would
eliminate the ability to utilize the other half of the structure for a private parking
garage. Outdoor parking is an option, but less desirable. Expansion of the existing
building could be an option, but would involve additional work and cost that the
applicant is attempting to avoid.

d. The benefit sought by the applicant cannot be achieved by some other method,
feasible for the applicant to pursue other than a special exemption,

Staff Comment: Conversion of the proposed garage area to living area, expansion
of the building, or replacement of the existing structure with a larger structure are
all methods that would achieve compliance with the code. Purchasing a property in
a zone that allows smaller homes would allow the applicant to have a 460-square
foot (or smaller) home (240 sq. ft. allowed in R-4 and commercial zones). The
Board should discuss with the applicant whether any of those alternatives are
“feasible”. At this point, they are probably not.

e. Adequate services and infrastructure are or will be available to serve the proposed
activity, structure or use;

Staff Comment: Utility services (sewer, water, and power) are available and will
need to be extended to the structure at the applicant’s cost. Utility connection fees

will apply.
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f. The special exemption is consistent with the goals, policies and future land use map
of the master plan.

Staff Comment: The only relevant policy is 3.1.c, which states:

“Protect the existing character in stable residential areas. New residential, office,
commercial or industrial development that is not in harmony with the existing or
desired future character of these neighborhoods should be discouraged.”

The standards of the ordinance are intended to promote that harmony. The special
exemption process is available to authorize variations to the standards when due to
unique or special circumstances, the project will still maintain the character of the
neighborhood.

ALTERNATIVES:
Approve, deny or approve with conditions.

ATTACHMENTS:
Submittal letter, site plan, and neighbor responses.

RECOMMENDATION:
That the Planning and Zoning Board make the following findings:
(Draft, subject to information received at public hearing.)

1. That proper notice of the special exemption public hearing was provided by
advertising in the Cody Enterprise and by mail to all property owners within 140
feet at least ten days before the hearing.

2. That the Planning and Zoning Board may grant special exemptions that are
reasonable and harmless deviations from the zoning ordinance as determined by
the standards outlined in Section 10-14-2, City of Cody Code.

3. That the Planning and Zoning Board has held a public hearing as required and
has considered all comments pertaining to the request;

4. That the proposal is somewhat unique in that it is within an existing structure
that is larger than the minimum dwelling size, and the structure is located such
that it does not preclude construction of a “full-size” dwelling on the lot in the
future.

5. That the points identified in the staff report and at the Board meeting are
adequate to set forth the reasoning why the criteria of 10-14-2(C)(2) are met.

AND,

Approve the Special Exemption to allow construction of a 460 square foot dwelling
within the existing garage at 1514 18™" Street, as proposed, subject to:

1. Application for a building permit, and compliance with all applicable building and
fire codes.
2. Applicable utility fees are to be paid at the time of building permit.
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NOTE: If approved, the applicant will need to complete and record the special
exemption permit at the County Clerk’s office. It would be appropriate to delay
recording the document until the time the building permit is obtained. Staff would draft
the permit.

H:\PLANNING DEPARTMENT\FILE REVIEWS\CONDITIONAL AND SPECIAL EXEMPTION PERMIT\2017\SUP2017-08 CORDES\STAFF RPT TO PC 1514 18TH ST.DOCX
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Notice to Owners of Neighboring Properties:

Date: _ June 27, 2017 Cody City Planner
P.O. Box 2200
RE: SPECIAL EXEMPTION REQUEST Cody, WY 82414

THE CITY OF CODY HAS RECEIVED THE FOLLOWING REQUEST FOR A SPECIAL EXEMPTION. YOUR
COMMENTS WOULD BE APPRECIATED.

Applicant Name(s): John Cordes

Please return this letter by July 18, 2017 to:

Address or Location/Legal Description;__1514 18t Street, Cody (Lot 86 East Henson’s Terrace Amended)

Description of Request: Construct a 460-square foot dwelling within an existing garage at 1514 18" Street, and use alley

access. The minimum dwelling size is 720 square feet in the zoning district where the property is located.

This request will be considered by City of Cody Planning & Zoning Board at their regularly scheduled

meeting on Tuesday, July 25, 2017, at 12:00 p.m. in tie City Hall Council Chambers, at 1338 Rumsey Ave.

Response Letter from Owners of Neighboring Properties within 140 Feet of Subject Property:
(Responses may be submitted in any written format. The following form is provided for your convenience.)

Dear Planning and Zoning Board Members:

My nameis _Ken Ousdf e
(Printed name)

for the special exemption described above. I am the legal owner of

and I am familiar with the proposal by John Cordes

150) |8 5T

(Address or property location)

%ve NO OBJECTION to the Special Exemption Request.
Name: KM\ == C:Y‘M\ Su.J@f -t

Address: /507 /8T ST

Comments: /J oh € -

If you would like to receive a copy of the Planning and Zoning Board agenda materials for this
request, please provide your email address: E-mail address:
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[] 1 OBJECT to the Special Exemption Request:
Name:

Address:

Reason for Objection:

If you would like to receive a copy of the Planning and Zoning Board agenda materials for this

request, please provide your email address: E-mail address:
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Response Letter from Owners of Neighboring Properties within 140 Feet of Subject Property:
(Responses may be submitted in any written format. The following form is provided for your convenience.)

Dear Plannin Zoni%oard%‘?ers:
My name is V] L 4{_ and I am familiar with the proposal by John Cordes

"
(Printed name) ——
for the special exemption described above. I am the legal owner of /5—3 / / ?//‘/ S/
(Address or property location)

-

Notice to Owners of Neighboring Properties: Please return this letter by July 18, 2017 to:

Date: _ June 27, 2017 Cody City Planner
P.O. Box 2200
RE: SPECIAL EXEMPTION REQUEST Cody, WY 82414

THE CITY OF CODY HAS RECEIVED THE FOLLOWING REQUEST FOR A SPECIAL EXEMPTION. YOUR
COMMENTS WOULD BE APPRECIATED.

Applicant Name(s): John Cordes

Address or Location/Legal Description:__1514 18" Street, Cody (Lot 86 East Henson’s Terrace Amended)

Description of Request: Construct a 460-square foot dwelling within an existing garage at 1514 18" Street, and use alley
access. The minimum dwelling size is 720 square feet in the zoning district where the property is located.

This request will be considered by City of Cody Planning & Zoning Board at their regularly scheduled
meeting on Tuesday, July 25, 2017, at 12:00 p.m. in the City Hall Council Chambers, at 1338 Rumsey Ave.

I have NO OBJECTION to the Special Exemption Request.
Name: “)I, AV 1D}

Address:_ /57 [F9TH ST

Comments:
e OpTéECT O

If you would like to receive a copy of the Planning and Zoning Board agenda materials for this
request, please provide your email address: E-mail address:

Sk sk sk oK ok sk sk st sk sk sk ok sk ok sk ok ok ok sk ok sk S stk 3K 3K SRR 3K 5K 3K 3K K oK oK 3K ok oK ok ok oK S K Sk oK oK ok oK K 3K KK KKK K 5K K Kok oK K ke ok ok sk sk sk sk ok ek sk sk ok ok ok ok sk skok ok kR ok ok ok

[] I OBJECT to the Special Exemption Request:
Name:

-Address:

Reason for Objection:

If you would like to receive a copy of the Planning and Zoning Board agenda materials for this
request, please provide your email address: E-mail address:
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